
 

 

File No. IS-21-04 

 
 

Resolution No. ZSR-21-22 of the Suffolk County Planning Commission 
Pursuant to Sections A14-14 to thru A14-25 of the Suffolk County Administrative Code 

 
WHEREAS, pursuant to Sections A14-14 thru A14-25 of the Suffolk County Administrative Code, a 

referral was received on May 27, 2021 at the offices of the Suffolk County Planning 

Commission with respect to the application of “IA Holdings, LLC aka Knoll Farms” located 
in the Town of Islip 

 
WHEREAS, said referral was considered by the Suffolk County Planning Commission at its meeting on 

August 4, 2021, now therefore, Be it 
 
RESOLVED,    that the Suffolk County Planning Commission hereby approves the staff report, as may be 

amended, as the report of the Commission, Be it further 
 
RESOLVED, pursuant to Section A14-16 of the Suffolk County Administrative Code and Section 239-m 6 

of the General Municipal Law, the referring municipality within thirty (30) days after final 
action, shall file a report with the Suffolk County Planning Commission, and if said action is 
contrary to this recommendation, set forth the reasons for such contrary action,   

 Be it further 
 

RESOLVED, that the Suffolk County Planning Commission Approves the change of zone from 
Residence AAA District to Residence CA and Business 3 District and Special Permit for the 
project IA Holdings, LLC (aka Knoll Farms) with the following Condition and comments: 

 

Condition: 
 

1. No final approval shall be granted to the Petition until the method of wastewater treatment and 
disposal has been approved by the Suffolk County Department of Health Services/Suffolk 
County Department of Public Works. 
 

Reason: 
 

It is unclear whether the proposed development will connect to an existing private sewage 
treatment plant or the nearest public sewer district.  The nearest public sewer district is 
approximately 8,000 feet from the proposed development.  The proposed development is expected 
to produce between 27,000 and 36,000 gallons of wastewater per day (gpd).  The nearest private 
sewage treatment plants include; Broadway West, Heritage Gardens, St. Anne’s Garden, and Ross 
Health Care Center. The permitted flow at each facility is 15,000 gpd, 30,000 gpd, 15,000 gpd, and 
under construction, respectively. 

 
The Petitioner should be advised to contact the Suffolk County Department of Health Services 
and the Suffolk County Department of Public Works for waste-water treatment considerations of 
the proposed development project. 
 

Comments: 
  

1. Brentwood hamlet is an identified minority and economically distressed area by U.S. 
Census Bureau data.  Moreover, the subject development site is identified on the NYS 
DEC Environmental Justice Area map.  Affordable housing in Environmental Justice 
areas is not necessarily a primary goal.  Criteria established in the 2020 Analysis of 
Impediments to Fair Housing Choice report (Long Island Housing Services Inc./Suffolk 
County Fair Housing Commission 2020) leads staff to recommend that the Town should 
consider diversifying the location of affordable housing throughout the Town which 
would involve “High Opportunity Areas” as defined by the report.   



 
 

The Petitioner should be discouraged from using Section 68-173.2 (Density Bonus - 
Affordable Housing) of the Town of Islip Zoning Law. 

 
2. As a result of a clustered development, allowing the permitted density (9 units per acre) 

on the equestrian portion of the subject property to be transferred to the residential 
portion, adequate restrictions should be placed upon this open space/recreational area 
to insure it will remain as such, and not be subdivided in the future or used for collateral, 
and that it is reflected on the tax roll by adding its proportionate value to the common 
area of the proposed apartment complex or use other means to ensure that  horse farm  
will not go into tax default. 

 
3. The Petitioner should be advised to contact the Suffolk County Department of Public 

Works for approvals to access and install improvements and/or traffic controls along 
Suffolk Avenue, a public roadway (CR 100).  
 

4. The petitioner should be encouraged to contact Suffolk County Transit to coordinate bus 
accommodations for the proposed development such as a bus turn-out and shelter.   

 
5. The petitioner should be encouraged to review the Suffolk County Planning Commission 

publication on Managing Stormwater-Natural Vegetation and Green Methodologies and 
incorporate into the proposal, where practical, design elements contained therein. 

 
6. The petitioner should be encouraged to review the Suffolk County Planning Commission 

Guidebook particularly with respect to energy efficiency and incorporate where practical, 
applicable elements contained therein. 

 
7. All on-site lighting should be ‘dark sky’ compliant and positioned downward or shielded 

so as to illuminate only the subject property. 
 

8. The petitioner should be encouraged to review the Suffolk County Planning Commission 
Guidebook particularly with respect to public safety and universal design and 
incorporate where practical, applicable elements contained therein. 

 
9. Recognition of the Suffolk County designated Prime Farm Soils occurring on site is 

warranted and a greater effort to incorporate options for community gardening or other 
appropriate uses of the farm soil should be included in planning additional amenities for 
the “Common Areas.” 

 
10. The Petitioner should be encouraged to investigate the viability of offering a ‘bike share’ 

program as a way of reducing short distance motor vehicular travel to nearby 
surrounding areas. 

 
11. Parking is proposed to include 293 spaces including 16 handicap spaces and 32 spaces 

being in garages. This is not in conformance with Town of Islip Zoning Law requirements 
(315 spaces required).  The subject property is a Transit Oriented Design and Parking Stall 
Demand Reduction (PSDR) techniques should be employed to assist in the reduction in 
motor vehicle trip generation and parking demand.  The Petitioner should investigate 
“Parking Stall Demand Reduction” or “PSDR” techniques for the creation of additional 
buffers and natural storm water treatment.  The Suffolk County Planning Commission has 
produced a draft “model code” and report on such PSDR techniques and has 
recommended that no building or structure should be constructed, used or occupied without 
the adoption of Parking Stall Demand Reduction (PSDR) techniques conditioned, through 
covenants and restrictions, on land use and development approvals issued by municipal 
planning boards.  

 
 
 
 



 
 
 
For convenience a link to the model code is provided below: 

 
https://www.suffolkcountyny.gov/portals/0/formsdocs/planning/SCPlanningCommission/2019/P
SDR%20Final%20Draft%20103019.pdf  
 
Area created may provide additional land for stormwater treatment via natural 
methodologies  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.suffolkcountyny.gov/portals/0/formsdocs/planning/SCPlanningCommission/2019/PSDR%20Final%20Draft%20103019.pdf
https://www.suffolkcountyny.gov/portals/0/formsdocs/planning/SCPlanningCommission/2019/PSDR%20Final%20Draft%20103019.pdf


 
 
 
 

 

       

ZSR-21-22 

File No.:  IS-21-04 

 

IA Holdings, LLC aka Knoll Farms 

 

COMMISSION ACTIONS OF APPROVED RESOLUTION 

                                                       AYE      NAY     RECUSED   ABSENT 

ANDERSON, RODNEY – At Large    X 

CASEY, JENNIFER - Town of Huntington X    

CHARTRAND, MATTHEW - Town of Islip    X 

CHU, SAMUEL – Town of Babylon    X 

CONDZELLA, JOHN – Town of Riverhead X    

DOTY, DAVID – Town of East Hampton X    

ESPOSITO, ADRIENNE - Villages over 5,000 X    

FINN, JOHN - Town of Smithtown    X 

FLYNN, DANIEL – Town of Southampton X    

GALLE, ELIZABETH - Town of Shelter Island    X 

GERSHOWITZ, KEVIN G.- At Large  X    

KAUFMAN, MICHAEL -  Villages under 5,000 X    

KELLY, MICHAEL – Town of Brookhaven X    

KITT, ERROL – At Large X    

MCCARHTY, THOMAS - Town of Southold X    

 

 
Motion:         Commissioner Flynn   Present:    10   
       
Seconded:    Commissioner McCarthy  Absent:     5 
 
Voted:            10 
 
Absent:          5 
 
DECISION:    Incomplete    
 
 
 

 


